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February    28,     1985 


Mr.    Stephen   Coyle 

Director 

Boston  Redevelopment  Authority 

One  City  Hall 

Boston,  MA  02201 

Re:   Development  Proposal  44-46  Temple  Place 
Boston,  J^assachusetts 

Dear  Mr.  Coyle: 

Niles  Development  Associates  plans  to  develop  44-46  Temple 
Place  on  behalf  of  its  Joint  Venture  Partners,  Bailey's  of  Boston, 
Inc.  and  Niles  Company,  Inc.   This  is  a  new  and  unique  Partnership 
formed  of  two  established  Boston  firms  which  both  have  demonstrated 
their  commitment  to  the  community  of  Boston  in  various  ways. 

Bailey's  of  Boston,  Inc.,  the  distinguished  eating  and 
gathering  establishment  has  been  a  prominent  part  of  Boston's 
life  for  over  100  years,  with  eight  different  locations  through- 
out the  city. 

The  Niles  Company,  Inc.  has  developed  or  been  involved 
with  the  leasing  of  numerous  quality  development  projects  in 
the  City  -  and  in  the  immediate  area  which  have  added  to  the 
quality  of  Boston's  physical  and  economic  environments. 

It  is  our  pleasure  to  submit  to  you  the  following  Development 
Proposal  for  a  key,  although  small  property,  owned  by  the  city 
and  under  the  direction  of  the  Boston  Redevelopment  Authority. 
We  have  attempted  to  be  responsive  to  the  concerns  and  priorities 
outlined  in  your  Agency's  Request  for  Proposal. 

We  are  confident  that  this  Joint  Venture  Partnership  has 
the  capability  of  producing  an  outstanding  preservation-oriented 


Mr.  Stephen  Coyle 

Director 

Boston  Redevelopment  Authority 

February  28,  1985 
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development  program  with  active  community  uses  within  the  time 
frame  of  one  year. 

We  look  forward  to  hearing  from  you  and  hope  to  have  an 
opportunity  to  present  our  proposal  in  more  detail. 

Sincerely  yours, 

~/"^ -./■':-• 

Thomas    H.     Niles 
President 
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4  4-4  6  TEMPLE  PLACE 
PROJECT  PROPOSAL  SUMMARY  - 

Building  Description: 

This  three-bay  Mansard  commercial  structure  was  constructed 
between  1868  -  1870  and  has  as  its  distinguishing  architectural 
features  a  semi-circular  typanum  window  flanked  by  smaller  windows. 
Although  its  significance  has  been  diminished  by  extensive  alterations 
over  time  -  such  as  the  replacement  of  the  original  tv;o-story 
store  front  arch,  and  the  covering  of  the  slate  mansard  with 
metal  -  its  historic  character  can  be  rescued  through  careful 
rehabilitation  design. 

A  five  story  building  consisting  of  approximately  10,798 
gross  square  feet,  the  grade  level  and  upper  stories  are  currently 
vacant  and  create  a  negative  presence  on  the  street. 

Proposed  Design  Approach: 

Recognizing  the  importance  of  this  property  to  the  future 
of  Temple  Place  and  the  surrounding  area,  we  propose  to  rehabilitate 
the  exterior  based  upon  historical  photographs  available  at 
the  Boston  Public  Library.   In  the  interest  of  making  this  a 
project  which  both  brings  recognition  to  the  development  team 
and  serves  as  a  catalyst  for  the  careful  rehabilitation  of  other 
buildings  in  the  "Pre-fire  Mercantile  District,"  we  intend  to 
pursue  this  as  a  preservation-oriented  development.   As  several 
members  of  our  team  have  had  extensive  experience  in  preservation 
development,  this  will  become  an  outstanding  example  of  the 
small-scale  development  project  which  will  visually  up-grade 
the  environment. 

Re-Use  Program: 

In  response  to  the  Redevelopment  Authority's  planning  strategies 
for  the  Downtown  Crossing,  we  have  identified  as  the  primary 
use  of  the  property  an  active  use  which  will  attract  people 
both  during  the  daytime  and  evening  hours.   Bailey's  -  a  community 
institution  -  will  occupy  the  first  floor,  and  possibly  also 
the  second  and/or  basement  levels,  with  its  tradition  of  a  lively 
eating  and  gathering  place.   The  space  will  be  designed  expressly 
for  this  major  tenant  and  Joint  Partner.   The  timing  of  this 
project  is  fortuitous  in  that  Bailey's  lease  for  its  present 
location  on  Temple  Place  expires  on  December  31,  1985,  requiring 
a  move  and  possible  loss  of  Bailey's  to  Temple  Place.   This 
plan  precludes  that  loss  to  the  neighborhood. 

The  secondary  uses  for  the  remainder  of  the  building  - 
.or  approximately  50%  of  the  total  space  will  be  offices  for 
'small  businesses  providing  services  to  the  people  who  work, 
•shop  or  live  in  the  surrounding  area. 


The  secondary  uses  for  the  remainder  of  the  building 
or  approximately  50%  of  the  total  space  will  he    offices  for 
small  businesses  providing  services  to  the  people  who  work, 
shop  or  live  in  the  surrounding  area. 

The  net  rentable  area,  once  vertical  penetrations  are  made 
for  the  elevator  and  second  means  of  egress,  will  be  5,382  square 
feet  for  the  four  upper  floors  and  1,246  square  feet  on  the 
ground  floor.   The  property  will  be  rehabilitated  as  a  unified 
complex  with  space  from  the  retail  restaurant  accessible  from 
and  to  the  office  component.   All  floors  will  be  serviced  by 
an  elevator  and  will  have  new  restrooms.   Both  mechanical  and 
electrical  systems  will  be  totally  replaced  and  cost,  as  well 
as  energy  efficient. 

Site  Importance  and  Improvements: 

This  site  is  particularly  attractive  for  commercial  development 
given  its  proximity  to  the  new  Lafayette  Place,  recently  opened 
at  the  juncture  of  Temple  and  Washington  Streets. 

Temple  Place  and  the  surrounding  area  is  expected  to  preclude 
vital  commercial  growth  for  the  community  at  large,  growth  which 
represents  significant  new  jobs  and  tax  revenues  for  the  City 
of  Boston.   In  this  sense,  it  is  important  that  any  development 
of  this  site  be  planned  and  perceived  as  an  active  part  of  that 
growth  and  be  inter-related  with  comparative  uses  in  the  surrounding 
area. 

The  proposed  use  program  of  an  active  retail/restaurant 
entity  in  combination  with  office  space  for  local,  small  businesses 
servicing  community  needs  promises  to  assist  rather  than  limit 
the  economic  revitalization  of  Temple  and  Washington  Streets. 

Economic  Impact  of  the  Proposed  Project: 

The  introduction  into  the  market  of  10,000  square  feet 
of  affordable,  yet  extremely  attractive.  Class  A  retail  and 
office  space  will  have  a  noticeable  impact  on  the  immediate 
area  relative  to  the  size  of  the  building. 

Projected  rents  are  approximately  $30.00  per  sq.  ft.  for 
the  retail  space  and  $20.00  per  sq.  ft.  for  the  office  areas. 
These  rents  go  substantially  beyond  what  is  currently  being 
achieved  in  the  area  in  unrehabilitated  space  yet  are,  in  our 
judgment,  both  realistic  and  achievable.  When  achieved,  they 
will  encourage  other  property  owners  on  Temple  Street  to  invest 
in  their  buildings. 

The  total  project  cost  of  approximately $1 , 211 , 000 . 00  will 
involve  some  fifteen  construction  jobs,  at  least  four  of  whom 
'will  be  Boston  residents  and  will  ultimately  generate  new  real 
•estate  revenues  of  approximately  $22,000.00  for  the  City  of 
Boston. 


The  proposed  financial  structure  of  this  project,  which 
would  utilize  the  availability  of  tax-exempt  financing  for  properties 
located  in  a  CARD  District,  will  leverage  effectively  available 
public  dollars  for  private  investment. 
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THE  BAILEY'S  STORY 

One  hundred  and  twelve  years  ago,  next  door  to  a  garden, 
our  history  began  as  a  source  of  wholesome,  delicious,  inimitable 
confections.   As  yesterday  has  turned  into  today,  as  garden 
has  been  succeeded  by  stately  buildings,  so  have  our  stores 
changed  to  the  modes  of  successive  generations.   Never  though, 
has  the  sense,  the  spirit,  which  was  built  into  the  foundations 
of  our  business,  wavered  one  bit  from  the  high  ideals  of  quality 
and  integrity  that  we  so  value ...  now. . .with  us,  yesterday  is 
today,  regardless  of  these  new  places  and  scenes. 

Bailey's  was  founded  in  1873  as  a  candy  shop  on  West  Street, 
Boston,  called  Page  and  Bailey.   Page  left  in  1878  and  around 
1900,  the  operation  was  sold  to  Sally  Dow,  a  bookkeeper,  who 
developed  Bailey's  into  much  of  what  it  is  today.   Ms.  Dow  (who 
was  undoubtedly  not  called  Ms.  way  back  then)  introduced  ice 
cream  and  Jack  Horner  pies  to  Bailey's,  made  annual  trips  to 
Europe,  bringing  back  French  recipes  for  French  confections 
and  fancy  French  and  Italian  candy  packages.   She  kept  a  list 
of  famous  people  and  their  favorite  mixtures.   Bailey's  knows 
the  favorites  of  Presidents  Theodore  Roosevelt  to  John  F.  Kennedy. 

Where,  but  in  Boston,  would  a  century  old  confectionery 
business  keep  detailed  records  of  the  candy  preferences  of  its 
customers,  amidst  modern  methods,  yet  retain  the  old  time  atmosphere 
in  its  stores  and  reach  the  end  of  100  years,  not  only  flourishing, 
but  expanding. 

So  the  story  goes,  Bailey's  grew  from  one  store  to  eight 
(Chestnut  Hill  closed)  and  with  each  expansion,  Bailey's  took 
part  of  the  original  shop  so  that  an  old  fashioned  ice  cream 
parlor  atmosphere  with  wire  backed  chairs  and  a  fancy  soda  fountain 
has  become  one  of  Bailey's  traditions.   All  of  their  locations 
have  a  common  architectural  theme  and  ambiance  to  them,  from 
Temple  Place  to  Franklin  Street,  Boylston  Street  to  Coolidge 
Corner's  classic  store,  at  Harvard,  in  Belmont,  in  Wellesley . . . and , 
of  course,  the  newer  Bailey's  at  Faneuil  Hall.   Today,  all  of 
them  serve  a  scrumptious  assortment  of  ice  cream,  candy  and 
a  light  menu  of  soups,  sandwiches,  soft  drinks,  and,  of  course 
the  inimitable  ice  cream  soda. 

Whatever  the  location,  Bailey's  is  an  institution  which 
services  the  broader  community  and  is  a  retail  store  responsive 
to  community  needs. 
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PROJECT  OWNER: 


Niles  Company,  Inc./ 
Bailey's  of  Boston,  Inc. 


DEVELOPMENT  TEAM 

DEVELOPER:   Niles  Development  Associates,  Inc 
28  State  Street 
Boston,  MA 

Niles  has  been  a  leader  with  all  facets  of  real 
estate  development  in  Boston;  most  actively  in  the 
last  three  decades.  Members  of  the  Niles  Develop- 
ment Associates  group  have  involved  themselves  with 
projects  such  as  330  Beacon  Street,  One  Winthrop 
Square,  21  Merchants  Row,  Paine  Furniture  Building 
and  Church  Park  in  Boston's  Fenway  section. 

CONSULTANT:  Historic  Properties  Association 
Ms.  Deborah  Alcott  Dunning 
60  State  Street 
Boston,  MA 

Historic  Properties  Associates  is  a  rehabilitation 
development  consulting  firm  based  in  Boston  and 
working  throughout  the  Northeast  region.  Over  the 
past  three  years,  the  firm  has  been  involved  m  the 
planning  and  implementation  of  thirteen  projects _ 
with  total  development  costs  of  $93  million.  Projects 
range  in  size  from  a  10,000  square  foot  McKim,  Mead 
and  White  National  Historic  Landmark  to  a  400,000 
square  foot  mill  complex. 


DESIGN: 


Dewig  and  Schmid,  Architects,  Inc. 
127  Mt.  Auburn  St. 
Cambridge,  MA 

Dewig  and  Schmid,  Architects,  Inc.,  providing 
professional  services  in  architecture,  was  founded 
on  the  belief  that  a  smaller  firm  can  better  serve 
the  needs  of  its  client  through  direct  participation 
of  the  principals.  Allen  Dewig,  Jr.  and  Mark  L.  Schmid 
bring  to  this  office  over  22  years  of  combined 
experience  with  area  architectural  firms,  having 
been  responsible  for  numerous  commercial  and 
adaptive  reuse  projects. 
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CONSTRUCTION:  Turner  Construction  Company 
Special  Projects  Division 
3  8  Newbury  St. 
Boston,  MA 

The  Special  Projects  Division  of  Turner  was 
formed  specifically  to  respond  to  renovation 
and  smaller  building  market  here  in  the  Boston 
area,  with  numerous  projects  having  high 
sensitivity  towards  restoration  completed. 


LEGAL : 


Gaston,  Snow,  Ely  &  Bartlett 
One  Federal  St. 
Boston,  MA 

Gaston  Snow,  one  of  Boston's  major  legal  firms 
has  dealt  extensively  in  real  estate  development 
including  a  significant  number  of  projects  involving 
the  principals  of  Niles,  and  equally  with  the  City 
of  Boston. 


MARKETING/ 
MANAGEMENT 


Niles  Company,  Inc. 
2  8  State  St. 
Boston,  MA 

The  Niles  Company's  reputation  is  most  significantly 
evident  in  the  apppreciation  and  continued  business 
from  property  owners  who  have  retained  Niles  to 
manage  and  lease  their  properties.  For  nearly 
eighty  years  Niles  has  been  applying  these  skills 
to  projects  similar  in  scale  and  community 
sensitivity  as  44-46  Temple  Place. 


Development   Pro    Forma 
(1984    Dollars) 

Total   Gross    Square    Footage  10,798 

Office  7  _  ?no 

Retail  i     ^qi 

Other    (please   specify)  Basement  ■•  1  _  qn7 

Total  Net    Square   Footage  9.    1  f,& 

Office 
Retail 
Other    (please   specify)      Basement 


Acquisition   (purchase   price   offer)  $311,000 


Construction  Cost 

Sidewalk/Passageway   Improvements  $       50,000 

Building  Renovation  600  ,000  6  50,0  00 

Total  -  $ 


5 

.832 

1 

.246 

1 

.686 

;      35 

,000 

15 

,000 

30 

,000 

35, 

,000 

10, 

,000 

70, 

,000 

20, 

.000 

5. 

,000 

0 

0 

Related  Costs 

Architectual /Engineering 
Legal 
'  Marketing/Brokerage 
Developer   Fees 
Other  Professional   Fees 
Construction  Loan   Interest 

(    9    mos.    (a  14   %   on   $1,150,000) 
Financing   Fees 
Title/Insurance 
Real  Estate   Taxes 

(during   construction   period) 
Other  related   costs    (please   specify) 
Total  ^  $  220,000 

Contingency   (      3     %   of    $1,000,000)  $     30,000 

Total  Development   Cost  -  $1,211,000 


Equity  Investment  $       242,000 

Debt  $       969 ,000 


(2) 


(1)      Operating   Pro   Fortaa 
(where  applicable   use 
7%   annual   inflation   factor) 


Conmercial   Income 

Office  (  5832  NSF  (3  $2n.n(^NSF) 
Retail  (  1246  NSF  {?  $^o,o^UST) 
Other      ( NSF  (?    $ /NSF) 


(1986) 
Year   1 

37,380 


(1987 

thru 

1990    ) 

Year   2 

$  116,fc40 

37  ,380 


Year    3 


$ 


3)  Gross  Potential  Income 


Vacancy  (@  ^0   0  %) 


Effective  Gross  Income 


$154,020 
($56,942) 
$85,413 


^ 154,020        ^ 


($        0        )        ($ 


^142,356        ^ 


4)  Operating  Expenses 

Office  ($  4.25 
Retail  ($  3.60 
Other      ($_ 

Total 


1. 


/NSF) 

7nsf) 
7nsf) 


60% 

100! 


$14 

,872 

4 

,4H6 

0 

($19 

,358) 

$     24,786        $ 
4,486 
0 
($  29,272)        ($ 


4)  Real  Estate  Taxes 

Office   ($      3,00/NSF)   @60% 
Retail   ($      3,00/NSF)   @10  0% 
Other      ($      0  /NSF) 

Total 


$10,498 
3,738 
0 
($14,236) 


$17,496  $ 

3,738 
0 
($     2;,234)        ($- 


5) 


Net   Operating   Income 

Industrial    Revenue    Bond 

Debt   Service   (   IQ  %   on   $970000  for?n     yxs.) 


$    51,819 
(102,238) 

($ ^) 


$103,514         $ 
(102,238) 

($ )         ($ 


Net   Cash  Flow 


$(50,419) 


$       1,276         $ 


Return  on  Equity        (Net   Cash  Flow  4  Equity) 


Return  on  Total  Development   Cost      (NOI  t   TDC) 


0 


Z 


(1)  Assume  five  year  constant  rent  structure  and  escalation  stops  to 
offset  increase  in  expenses... 

(2)  Commercial  Income  projections  are  based  upon  intimate  knowledge  of 
r.ental  market  of  lower  Washington  St  section  of  Downtown  Crossing.  , 

(3)  Estimated  twelve  months  through  Dec  31,  1986  for  fall  market 
absorption  of  office  space... 

(4)  Operating  Expenses  prorated  for  occupancy  estimates... 

(5)  Industrial  Revenue  Bond  secured  for  prmanent  financing... 
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26     TEMPLE     PLACE       BOSTON       MASSACHUSETTS     0211I       Are*      Code     617     426     4560 


February  27,  1985, 


C.  Jerry  Ragosa 
Niles  Company,  Inc. 
28  State  Street 
Boston,  MA.    02109 


Dear  Mr.  Ragosa: 


This  will  confirm  our  interest  in  pursuing  a  joint  venture 
with  you  regarding  the  rehabilitation  and  use  of  the  building 
located  at  44-46  Temple  Place  in  Boston. 

As  you  know,  our  lease  here  at  26  Temple  Place  expires 
December  31,  1985,  and  we  will  need  space  in  this  area  to 
re-locate  at  that  time. 


Sincerely, 

BAILEY'S  OF  BOSTON,  INC, 

Frank  W.  Benson 
President 


FWB/ac 


THE 
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BANK  OF  NEW  ENGLAND 


February  28,  1985 


Mr.  C.  Jerry  Ragosa 
Executive  Vice  President 
Niles  Company,  Inc. 
28  State  Street 
Boston,  MA  02109 

Dear  Mr.  Ragosa: 

It  was  a  pleasure  to  discuss  with  you  your  ideas  concerning 
the  proposed  development  of  44-46  Temple  Place,  Boston, 
Massachusetts. 
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Given  our  high  opinion  of  your  firm,  I  am  sure  that  we 
could  provide  sufficient  financing  in  order  to  enable  you 
to  acquire  and  renovate  this  property. 


Yours  truly, 


0^, 


.  t_, -Cx-^i, 


John  A.  Sullivan 
Vice  President 


JAS:SMC 


28  State  Street,  Boston,  Massachusetts  02109  (617)  7424000 
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.  .    Boston 

\:'>»r'>    Five 


John  W.  Hosmer,  Jr. 

Vice  Piesident 
Commercial  Loan  OKicer 


February  28,  1985 


Mr.  C.  Jerry  Ragosa 
Executive  Vice  President 
Niles  Company,  Inc. 
20th  Floor 
28  State  Street 
Boston,  MA  02109 


Dear  Mr.  Ragosa, 

It  Is  our  understanding  that  Niles  Company,  Inc.  is 
bidding  on  a  surplus  building  owned  by  the  City  of 
Boston.   The  subject  building  is  located  at  A4-46 
Temple  Place  and  would  require  major  rehabilitation. 
Our  experience  with  your  firm  has  always  been  satis- 
factory and  we  would  be  pleased  to  accept  an 
application  for  financing  should  you  be  successful 
in  developing  the  ^ubject  pTroperty. 


our 


(ohn  W.  Hosmer. 
^ice  President 


JWH/arm 


The  Boston  Five  Cents  Savings  Bank  FSB 


Ten  School  Street,  Boston,  Massachusetts  02108 


Telephone  617-742-60O0 
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DEWING  &  SCHMID,  ARCHITECTS,  INC. 


127  Ml.  Auburn  Street,  Cambridge,  MA  02138  -  617-876-0066 


Allen  Dewing,  |r.,  AIA 
Mark  L.  Schmid,  AIA 


February  28,  1985 


The  Niles  Co. ,  Inc. 
28  State  Street 
Boston, MA   02109 

Attn:   Mr.  C.  Jerry  Ragosa 

RE:     44-46  Temple  Place,  Boston,  MA 

Gentlemen: 

Dewing  &  Schmid,  Architects,  Inc.  is  pleased  to  serve  as  the 
architect  for  the  redevelopment  team  on  the  44-46  Temple  Place 
submission. 

Our  firm  is  currently  the  architect  for  the  historic  renovation  on 
Ten  West  Street,  Boston,  a  33,000  square  foot  commercial  building 
of  the  Beaux-Arts  style  built  in  1912.  We  are  also  the  consulting 
architects  for  the  historic  renovation  of  the  Rodman  Mansion  in  New 
Bedford,  MA,  presently  owned  by  The  Swain  School  of  Design. 

In  addition,  the  principals  of  the  firm,  Allen  Dewing,  Jr.  and  Mark 
L.  Schmid,  served  as  project  architects  for  Dyer/Brown  &  Associates 
for  eight  years  on  numerous  other  office  renovations  in  downtown 
Boston. 

We  look  forward  to  the  opportunity  of  working  with  you  on  this 
important  revitalization  project. 

Sincerely  yours, 

DEWING  &  SCHMID,  ARCHITECTS,  INC. 


^'OLZl  ■    ^iX^^^A 


Mark  L.  Schmid 
MLS/tlm 


Turner  Construction  Company 
Special  Projects  Division 

38  Newbury  Street,  Boston,  MA  02116 
Telephone  (617)421-5750 


February  27,  1985 


Dewing  and  Schmid,  Architects,  Inc, 
127  Mt.  Auburn  Street 
Cambridge,  MA  02138 

Attn:   Mr.  Mark  L.  Schmid,  AIA 

Gentlemen: 


Re: 


44  -  46  Temple  Place 


We  are  happy  to  express  our  interest  in  being  considered  for  the 
employment  of  construction  services  for  the  rehabilitation  of 
44  -  46  Temple  Place. 

Our  Special  Projects  Division,  better  knox^n  as  Turner  SPD,  was 
established  by  our  Boston  office  in  1977  specifically  to  respond 
to  the  custom  interior  renovation  and  smaller  building  market. 
Providing  smooth  and  rapid  occupancy  for  projects  of  all  sizes, 
SPD  offers  the  expertise,  knowledge  and  financial  strength  of  a 
"big  Turner"  organization  with  the  flexibility  and  pricing  struc- 
ture of  a  small  local  contractor.   And,  the  Special  Projects  Di- 
vision exemplifies  the  Turner  commitment  for  on-time,  within- 
budget  completion  on  every  project. 

We  look  forward  to  the  opportunity  to  service  you  and  your  client 
in  your  upcoming  construction  process.   Should  we  be  of  assis- 
tance in  providing  further  construction  or  preconstruction  ser- 
vices, i.e.:   budgeting,  value-engineering,  cost  and  schedule 
control,  etc. ,  please  do  not  hesitate  to  contact  us. 

Very  truly  yours. 


TURNER  CONSTRUCTION  COMPANY 
Special  Projects  Division 

/  James  M.  Marsh 
/'  Project  Manager 
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